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Docket Number:  MD 23-99 

Applicant:   Paul Talbert / SeamonWhiteside 

Property Owner: SCR Greenville Park LLC 

Property Location: 450 E. Park Ave 

Tax Map Number: 0039020200600 

Development Name: Creekview Townes 

Acreage:   2.835 ac. 

Zoning:    OD, Office & Institutional District  

Proposal:   32-unit multifamily housing development 

Staff Recommendation: Approve with Conditions 

 

Applicable Sections of the City of Greenville Code of Ordinances: 
Sec. 2-372, Function, Powers, and Duties of the Planning Commission 
Sec. 19-2.1.2, Planning Commission Powers and Duties 
Sec. 19-6, Development and Design Standards 
Sec. 19-6.8, Design Standards for Multifamily Residential Development 
 
 
Project Overview: 

The proposed project is a 32-unit multifamily housing development located between E. Park Avenue and 
Henrietta Street with Atlas Street bordering the site to the east. As a multifamily project, the design and 
architecture require informal review before the Design Review Board – Urban Panel, and formal approval 
by the Planning Commission. 
 
Procedural Requirements: 

Pre-Application and Development Meetings 
A pre-application meeting was held on November 29, 2022, between the applicant and Planning staff about 
the property and its redevelopment. Discussions centered around general multifamily requirements, 
vehicular and pedestrian access, setbacks, and floodplain considerations. An additional meeting was held 
with the City’s Urban Design staff to discuss architectural requirements. 
 

Neighborhood Meeting 
The applicant presented their project at a neighborhood meeting on January 4, 2023, at the Bobby Pearse 
Community Center. Discussions primarily focused on general inquiries, composition of units, parking, and 
the development timeline. A list of meeting attendees and meeting summary provided by the applicant are 
included with the Planning Commission packet.  

 



MD 23-99 
Creekview Townes 

Site Information: 

The subject property is zoned OD, Office & Institutional District,  and is not located within a Neighborhood 
Revitalization Overlay District or Special Emphasis Neighborhood. The lot is currently occupied by a vacant 
building. Adjacent land uses are primarily office and government facilities.   

The GVL2040 Future Land Use designation for the property is primarily “Corridor Mixed-Use,” with “Parks 
and Green Space” indicated on the portions of the site within the floodplain. The site is also identified as an 
“Area Suitable for Missing Middle Housing.” Land within the “Corridor Mixed-Use” designation 
accommodate a vertical and horizontal blend of land uses including commercial, retail, and residential. It is 
generally expected that all properties fronting corridors will be included in this category and density and 
building heights will step up near Urban Nodes. Adjacent neighborhoods should be buffered where needed. 
 

Staff Analysis: 

• Acreage – The subject property is 2.84 acres in size according to the applicant-provided survey. 
 

• Zoning – The property is zoned OD, Office & Institutional District. Multifamily is a permitted use in 
the OD district. 

 

• Density – The proposed project consists of 32 units across three multifamily buildings.  At 2.84 
acres, the density is 11.3 units/acre. This is under the OD zoning district maximum of 20 units/acre. 

 

• Height – The standard maximum height in the OD zoning district is 40 feet. Based on the plans 
provided, the maximum height of the proposed building(s) facing E. Park Ave. is 51’-6” from the 
average finish grade to the roofline. This exceeds the maximum height by 11’-6”; however, the 
increase in height is allowable per Section 19-5.2.9(C). 

 

• Parking –30 surface parking spaces are provided on site, with an additional 35 spaces provided 
within garages under each building, equaling a total of 65 parking spaces. This exceeds the 
minimum requirement of 48 based on the number of units. Given that the surface parking provided 
is below the minimum parking requirement, the overall increase in parking is allowable with no 
requirement for Low Impact Design. Bicycle parking that meets the ordinance requirements shall 
be required to be shown at the time of permit.  
 

• Mobility – The closest transit stop is 100 feet away, located at the intersection of E. Park Ave. and 
Atlas St., and is accessible via existing sidewalks; however, a protected pedestrian crossing across 
Atlas St. does not exist. Greenlink staff has not indicated a desire for a bus stop to be incorporated 
with the proposed development. 
 

o Staff recommends further coordination with Engineering staff to provide a protected 
pedestrian crossing across Atlas St.  

 
Staff reviewed the application for compliance with the Land Management Ordinance (LMO), specifically, 
Section 19-6.8, Design Principles and Standards for Multifamily Residential Development.  The analysis on 
project compliance is as follows: 
 
19-6.8.9. Multifamily Design Standards 
 
(A) Orientation 

• All buildings are oriented facing Park Avenue, preserving the existing creek and green space within 
the floodplain. Buildings have been scaled appropriately for the surrounding context and maximize 
natural ventilation and access to views to the maximum extent practical. 

• The proposed buildings are cantilevered on the front side to minimize disruptions to the floodplain, 
interconnected by a boardwalk that extends across the entire building frontage. 
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(B) Setbacks & Height 

• All buildings are set back a minimum of 52 feet, farther than the base district requirement of 10 feet, 
and have been located to avoid impacts to the existing floodplain. In addition, the buildings on either 
side of the proposed development are set back an average of 53 feet. 

• The proposed buildings are 51’-6” tall as measured from the average grade on the Park Avenue 
elevation, exceeding the district maximum height of 40’-0” by 11’-6”. This increase in height is 
allowable per Sec. 19-5.2.9(C), which would allow for up to 61’-0” in height based on the 52-foot 
setback provided. 

 
(C) Entrances 

• All entrances are oriented toward Park Avenue, and accessible by an interconnected elevated 
boardwalk. Each residential entrance is also pedestrian-scaled, and incorporates a canopy and 
lighting as required. 

 
(D) Building Facades 

• All facades facing Park Avenue and Henrietta Street feature consistent design and textures. Each 
building incorporates a base, middle, and cap, and is broken up into a series of wings, recesses, 
or projections from the primary façade as required.   

• The proposed architecture provides changes in wall plane, repeating and distinct changes in 
materials and forms, a series of roofline changes, and coverings over each residential entrance. 

 
(E) Service Areas 

• All vents and mechanical equipment have been indicated to be roof-mounted and screened from 
view appropriately. 

• In-ground trash collection has been indicated on the site plan provided; however, landscape plans 
do not appear to incorporate these units or provide adequate screening. 

o Landscape plans must provide adequate screening of in-ground trash collection systems 
per Sec. 19-6.8.9(E) and 19-6.2.5. This will be verified at the time of site permitting.  

 
(F) Roof Form 

• The proposed development employs flat roofs with parapet walls that vary in height and employ 
three-dimensional cornice treatments as required. 

 
(G) Transparency 

• The façades facing Park Avenue incorporate more than 20% transparency, as required. 

• Excluding the garage doors, all facades facing Henrietta Street each contain approx. 15% 
transparency. 

o In consideration of the context and location of the garage doors relative to the grade on 
Henrietta Street, staff finds that the additional openings and activation provided by the 
garage doors may be used to satisfy the additional transparency required. 

• All other facades exceed the minimum requirement of 10% transparency. 

• All parking and common open space areas are visible from proposed dwelling units for casual 
surveillance. 

 
(H) Materials 

• Proposed colors and materials indicated are consistent throughout the development and include a 
coordinated mix of matte finishes. 

• The only buildings in the project’s immediate context are predominantly brick. The proposed 
development uses similar materials through applying a blend of brick and fiber cement products. 

• All material applications and transitions satisfy the remaining material requirements. 
 
(I) Open Space 

• Per Sec. 19-6.8.9(I)(1), 6,400sf of open space must be provided for the 32 proposed residential 
units. The orientation of the buildings and boardwalk overlooking the existing creek qualify the area 
between the buildings and Park Ave. as a passive open space which exceeds 6,400sf. 
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o Per Sec. 19-6.8.9(I)(4), outdoor seating should be considered for adult supervision and 
activation of the passive open space. 

• Pedestrian connections from the site to adjacent sidewalks have not been provided due to existing 
grades and constraints associated with the existing creek.  

o Based on pre-application conversations between city engineering staff and the applicant, 
the proposed site plan is acceptable.  

 
 (J) Parking Lot Location 

• All parking has been located between the proposed buildings and Henrietta Street. Given that Park 
Avenue is considered the project’s frontage, in addition to the difference in grades between 
Henrietta Street and the proposed parking, staff finds the proposed parking location acceptable. 

• Per Sec. 19-6.8.9(J)(3), spaces dedicated to auto maintenance must be accommodated. The 
applicant has indicated that access to water and electrical will be provided on the exterior of each 
garage to satisfy this requirement. 

 
 (K) Access and Circulation 

• As previously noted, the proposed development is within 100 feet of an existing Greenlink stop at 
the intersection of Park Avenue and Atlas Street. There is not currently a crosswalk or sidewalk 
connecting the site to adjacent properties. 

o Staff recommends the incorporation of a protected crosswalk across Atlas Street to provide 
pedestrian connectivity to the existing Greenlink stop. 

• All vehicular entrances are limited to their proposed locations based on existing site constraints. 
 
(L) Landscaping and Screening 

• Foundation plantings have been provided as required; however, a large swath of turf is indicated 
along the edge of the creek buffer. No notes have been provided to specify treatment of existing 
vegetation within the buffer. 

o Per Sec. 19-6.8.9(L)(3), staff recommends reduction of the proposed turf areas to be 
replaced with native species appropriate for riparian buffer zones. Treatment of buffer 
zones and final plant selection must be coordinated with the city’s environmental 
engineering and planning staff prior to site permitting. 

 
(M) Exterior Lighting 

• Site lighting has been provided within the architectural package. Final site lighting will be verified 
at the time of site permitting. 

 
(N) Pedestrian Walkways 

• Pedestrian circulation has been provided from the parking lot and around each building as required. 
As previously noted, pedestrian connections from the site to adjacent sidewalks have not been 
provided due to existing grades and constraints associated with the existing creek.  

 
(O) Fences and Walls 

• A large retaining wall in the southwest corner of the site is necessitated by the building 
configuration. While there appear to be some discrepancies in the grading plan provided, the wall 
appears to exceed 12 feet in height. No details or materials have been provided for this retaining 
wall. 

o Given the scale of the retaining wall and anticipated views from both Henrietta St. and Park 
Ave., staff encourages breaking up the wall into terraced sections with plantings 
incorporated to reduce the visual mass of the wall. The final detailing and any necessary 
railings shall also complement the primary architecture and shall be of a similar color and/or 
materials palette for consistency. 

• An additional retaining wall is indicated along the eastern side of the proposed buildings. 
Architectural drawings indicate the application of a stone veneer to appear as an extension of the 
building’s base material. 
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Design Review Board Comments 
The project design was presented to the Design Review Board – Urban Panel for informal review on March 
2, 2023.  The board provided the following comments: 

• Like the direction but would like to see some depth in the facades if possible 

• Altering the width of units may be helpful 

• Providing a spandrel on the extruded elements to unify the windows may give a more successful 
sense of depth and scale 

• The large rear retaining wall should be broken up to have some terracing and incorporated 
plantings 

• Enrich the brick selection so it has some real depth 

• Consider the residential corridor and think about how you can drive the materials and selections 
more towards residential.  

• Tinkering with the end wall conditions so they signify entry would be very beneficial. 
 

STAFF RECOMMENDATION:   

Recommend approval with conditions 
 
Staff Comments and Conditions 

Planning Comments and Conditions 

Comments: 
1) Landscape plans must provide adequate screening of in-ground trash collection systems per Sec. 

19-6.8.9(E) and 19-6.2.5. This will be verified at the time of site permitting.  
2) Per Sec. 19-6.8.9(I)(4), outdoor seating along the cantilevered boardwalk should be considered for 

adult supervision and activation of the passive open space. 
3) Per Sec. 19-6.8.9(L)(3), staff recommends reduction of the proposed turf areas to be replaced with 

native species appropriate for riparian buffer zones. Treatment of buffer zones and final plant 
selection must be coordinated with the city’s environmental engineering and planning staff prior to 
site permitting. 

4) The applicant shall coordinate with city staff for the incorporation of a protected crosswalk across 
Atlas Street to provide pedestrian connectivity to the existing Greenlink stop. 

5) The rear retaining wall shall be divided into terraced sections with plantings incorporated to reduce 
the visual mass of the wall. The final detailing and any necessary railings shall also complement 
the primary architecture and shall be of a similar color and/or materials palette for consistency. 

6) Bicycle parking that meets the ordinance requirements shall be required to be shown at the time of 
permit.  

7) All signage shall obtain a sign permit. Each sign is required to obtain its own individual permit. Signage 
must meet the requirements of Appendix J: Sign Standards and Design Guidelines. 

8) Prior to receipt of a Certificate of Occupancy, an Affidavit of Substantial Compliance shall be provided 
at the time of Final Zoning Inspection. 

 
City Engineer Comments 
Recommend: Approve w/ Comments 
Comments: 
Application review approval is subject to the applicant satisfying all conditions and requirements of the 
engineering divisions. 
 
Applicant to verify Buffer requirement and contributing watershed area in accordance with 19-7.7.4 of 
the Stormwater Ordinance. 
 
Civil Engineer Comments 
Recommend: Approve w/ Comments 
Comments: 
General Comments 
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1) All proposed public and private improvements shall meet the requirements of Section 
19-6.7 Site Development and Related Infrastructure of the City’s Land Management 
Ordinance. The design and construction of the public and private infrastructure shall 
conform to all applicable federal and state regulations and the requirements of the City’s 
design and specifications manual. 
2) All improvements proposed within the City’s public right of way shall be subject to the 
requirements of Articles I and II of Chapter 36 – Streets, Sidewalks and Other Public 
Places of the City of Greenville Code of Ordinances. As required, all improvements or 
construction activity performed within the public right of way require an approved 
encroachment permit. 
3) A Site Plan Permit will be required for the development detailing the demolition, grading 
and stormwater, utility improvements and site access. 
4) A traffic impact analysis will be required as a condition of site permit approval if the 
administrator determines that a proposed development will generate 100 or more traffic 
trips during the peak hour or if the administrator determines that a proposed 
development involving substantial improvement or change of use will generate 125 or 
more traffic trips during the peak hour. Improvements to the existing transportation 
infrastructure by a developer will be required as a condition of permit issuance if the 
projected level of service for the build-out year of the development descends below 
level "D" for any intersection within the study area as a result of the proposed 
development. 
5) The improvements shall comply with Chapter 11 of the International Building Code for 
site accessibility. Per Section 1104, a minimum of one accessible route shall be 
provided from each site arrival point (public transportation stops, accessible parking, 
accessible passenger loading zones and public streets or sidewalks) to the accessible 
building entrance served. Additionally, an accessible route shall be provided within the 
site to connect accessible buildings, facilities, elements and spaces on the site. 
Site Specific Comments 
6) Henrietta Street will require a five foot wide sidewalk and five foot wide curb lawn along 
the entire property frontage of the development. Due to the excessive width of 
Henrietta Street, it can be reduced to help accommodate the construction of the 
sidewalk. The new curb and gutter would need to be tapered into the existing to provide 
for a smooth transition between them. 
7) Sidewalk needs to be provided between E Parks Avenue and the development. 
8) Sidewalk with a curb a lawn will also need to be constructed along Atlas Street 
 
Environmental Engineer Comments 

Recommend: Approve w/ Conditions 

Comments: 

1. Wastewater – Wastewater service for the development will be subject to the following conditions: 
a. There are existing City sewer mains available to serve this development. The developer 

must confirm that the existing sewer system/treatment plant has available flow from the 
City and ReWa by submitting a Sewer Capacity Request Form (Service Lateral Fillable 
Form aka PSSAR). 
https://survey123.arcgis.com/share/0277dbae6a974c5fab9b932b414d59bb 

b. The wastewater permitting and acceptance process shall meet those requirements set 
forth in the City of Greenville Design and Specifications Manual Chapter 8.  

c. Each building shall have a separate and direct connection to the City’s sanitary sewer 
main.  

d. Prior to using an existing lateral, the existing lateral must be tested to ensure that it 
conforms to City of Greenville performance requirements. Provide a video documenting 
the condition of the existing service connection prior to its reuse. A new lateral will be 
required if the existing lateral is in poor condition. The final Certificate of Occupancy will 
not be issued until the lateral is shown to be in good condition or a new lateral is installed.  

https://survey123.arcgis.com/share/0277dbae6a974c5fab9b932b414d59bb
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e. Each building shall require a new service fee through ReWa.  
f. This project will include a Sanitary Sewer Main Extension and will require submittal of a 

wasterwater permit prior to the approval of a site permit application. Submit to the City of 
Greenville for review via the City’s online portal: 
https://www.greenvillesc.gov/FormCenter/Engineering-22/SC-DHEC-
WastewaterConstruction-Permit-P-385  

2. Stormwater Management – The development is considered a larger common plan and must be 
performed in conformance with the City’s stormwater ordinance (Article 19-7: Stormwater 
Management). Specifically, you will need to have a Professional Engineer prepare a non-single 
family site plan for the development and it will be subject to the following conditions:  

a. A stormwater plan is required to be submitted with the non-single family site plan permit. 
Submit the major, minor or the soil erosion and sediment control stormwater plan as 
appropriate.  

b. At a minimum, a stormwater plan should include:  
i. Proposed layout.  
ii. Appropriate erosion control best management practice standard details.  
iii. A construction entrance.  
iv. A concrete washout.  
v. Silt fence 

c. The plan should also show any drainage details needed to ensure the development will 
not adversely impact adjacent properties and will adequately control runoff from offsite. 

i. If the proposed development creates a new impervious surface greater than or 
equal to 0.25 acres, water quantity will be required for the 2,10 & 25 year 24 hour 
storm event with no significant increase in the 100 year 24 hour storm event. 

ii. Any stormwater drainage system conveying offsite water shall be designed in 
compliance with the Stormwater Ordinance. 

iii. Water quality treatment is required when either: 
1. The proposed development has a total impervious surface area ratio of 

60% or greater and disturbs 50% or more of the parcel or larger common 
plan over a five year period; or; 

2. The proposed development creates a new impervious surface greater 
than or equal to 0.25 acres. 

3. Floodplain – A portion of the subject property is located in a FEMA and City floodplain as 
determined utilizing 2019 Flood Insurance Rate Maps. 

a. Compensatory storage is required for all storage lost or displaced in a regulatory 
floodplain. Hydraulically equivalent compensatory storage requirements for fill or 
structures in a riverine regulatory floodplain shall be at least equal to 1.5 times the 
volume of regulatory floodplain storage lost or displaced. Such compensation areas shall 
be designed to drain freely and openly to the channel and shall be located opposite or 
adjacent to fill areas. A deed or plat restriction is required to prohibit any modification to 
the compensation area. The regulatory floodplain storage volume lost below the existing 
ten-year frequency flood elevation must be replaced below the proposed ten-year 
frequency flood elevation. The regulatory floodplain storage volume lost above the ten-
year existing frequency flood elevation must be replaced above the proposed ten-year 
frequency elevation. 

b. If the proposed development would result in a change in the mapped regulatory 
floodplain, regulatory floodway, or the BFE on a site, the applicant shall submit sufficient 
data to the city and FEMA to obtain the appropriate letter of map change (LOMC). All 
adjacent property owners, communities, and the state department of natural resources 
shall be notified prior to any alteration or relocation of a floodplain, and submit copies of 
such notifications to the city. A LOMC due to fill does not preclude a development from 
meeting the compensatory storage requirements. 

4. Wetland provisions: All impacts to jurisdictional waters of the U.S. and waters of the state must be 
permitted in compliance with all federal and state standards. This includes any permits from the 
Army Corp of Engineers and any mitigation requirements. 

a. Submittal requirements: 

https://www.greenvillesc.gov/FormCenter/Engineering-22/SC-DHEC-WastewaterConstruction-Permit-P-385
https://www.greenvillesc.gov/FormCenter/Engineering-22/SC-DHEC-WastewaterConstruction-Permit-P-385
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i. The applicant shall delineate all wetland area boundaries in accordance with the 
current federal wetland determination methodology on the plans. 

ii. All federal and state permitting documents relating to wetlands shall be provided 
to the city along with all permits issued. 

iii. All federal and state wetland monitoring reports shall be provided to the city. 
b. Restrictions: Preservation of wetlands shall be provided by deed or plat restrictions. 

 
 
 
Traffic Engineer Conditions 

Recommend: Approve w/ Conditions 

Comments: 

Ensure the landscaping does not impede sight distance upon maturity 
 
 
Fire Department Comments and Conditions 

Recommend: Approve w/ Conditions 

Comments:  

Keep in mind that this will require aerial access which is 26 feet wide that is 15 feet off front of building 
and no more than 30 feet. New Code update to keep in mind for 2021 to be mindful of during site design: 
A minimum of one fire hydrant on each side of the fire apparatus access road in accordance with Section 
507.5 shall be provided. The fire code official shall be permitted to require additional hydrants and hydrant 
spacing based on the length of the fire apparatus access road, fire flow requirements, and the distance 
from any point on the street or road frontage to a hydrant. Also any access roads that require apparatus 
to travel over a bridge shall adhere to the standards set forth by Where a bridge or an elevated surface is 
part of a fire apparatus access road, the bridge shall be constructed and maintained in accordance with 
AASHTO HB-17. Bridges and elevated surfaces shall be designed for a live load sufficient to carry the 
imposed loads of fire apparatus. Vehicle load limits shall be posted at both entrances to bridges where 
required by the fire code official. Where elevated surfaces designed for emergency vehicle use are 
adjacent to surfaces that are not designed for such use, approved barriers, approved signs or both shall 
be installed and maintained where required by the fire code official. 
 
Addressing Comments 

Recommend: Approve w/ Comments 

Comments: 

1. Addressing will be assigned on new lot at time of building permit review. 
2. Approval of this site permit does not constitute approval of vertical development or subdivision. 
3. Preliminary principal addressing assignment is 450 East Park Avenue. Per city policy, unit addressing 

will be assigned with ground story and upper-story assignments. Units 101-116 & Units 201-216) 
 
 
Trees & Landscape Comments 

Recommend: N/A 

Comments: 

Planning Commission review of landscape plans is general in nature and does not constitute a 
comprehensive approval of the proposed landscape design. All applicable landscaping and tree 
protection requirements found in sections 19-6.2 Landscaping and 19-6.3 Tree Protection, as well as the 
additional landscaping requirements found in 19-6.8.9 Multifamily Design Standards will apply and be 
reviewed during permitting. 
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The project faces a creek and floodway. Because of the environmental sensitivity of this location, best 
practices should be followed to assure that no negative impacts to the creek occur. Landscape plans are 
showing the use of a Bermuda grass lawn between the multifamily project and the creek. This area 
should not be lawn grass, instead a mix of wetland plants and grasses should be planted to stabilize and 
minimize runoff. All plants facing the creek should be native plantings. Healthy, existing native trees 
should remain and a proper invasive cleanup should occur during site preparation. 
 
 

 
 


